
 
              CITY OF PATASKALA BOARD OF ZONING APPEALS 

City Hall, Council Chambers 
621 West Broad Street 
Pataskala, Ohio 43062 

   
STAFF REPORT 

May 14, 2024 
 

Variance Application VA-24-004 
Applicant: Todd Ward 
Owner: RRIFI Columbus 44 Land, LLC. 
Location: 3000-3007 Etna Parkway, Pataskala, OH 43062 (PID: 064-152862-00.001) 
Acreage: +/- 43.171-acres 
Zoning: PM – Planned Manufacturing 
Request: Requesting a total of three (3) Variances. The first from Section 

1253.05(C)(1)(a)(3) to allow for the proposed mounding to be outside the 
parking setback on Etna Parkway. Second, from Section 1253.05(C)(1)(b)(3) to 
allow the proposed mounding to be outside the parking setback on Refugee 
Road, and lastly from Section 1253.05(C)(1)(a)(3) to allow for gap(s) in the 
mounding along Etna Parkway. 

 
Description of the Request: 
Requesting approval of three (3) Variances. The first, to allow for the proposed mounding to be outside 
the parking setback on Etna Parkway. Second, to allow for the proposed mounding to be outside the 
parking setback on Refugee Road. Lastly, to allow for gap(s) in the mounding along Etna Parkway. 
 
Staff Summary: 
The project site is comprised of one property totaling 43.17 +/- acres currently being used for agriculture 
and a retention pond used for drainage of Etna Parkway. The property contains several wetlands and an 
American Electric Power easement along Etna Parkway. There is frontage to the east onto Etna Parkway, 
and to the south, onto Refugee Road SW. 
 
On April 3, 2024, the Applicant received a recommendation of approval from the Planning and Zoning 
Commission of a Planned Manufacturing Application to allow for the construction of two (2) 
warehouse/distribution buildings along with associated site improvements. There were a couple aspects 
of the plan before the Commission that did not meet the minimum requirements of Pataskala Code, as 
such, the application was recommended for approval with the following conditions: 

1. The Applicant shall address all comments from Planning and Zoning Department, the Public 
Service Director, the City Engineer, and the West Licking Joint Fire District. 

2. The Applicant shall obtain all necessary permits from the City of Pataskala and the Licking County   
Building Department prior to construction. 

3. The Applicant shall obtain a Variance from Sections 1253.05(C)(1)(a)(3) and 1253.05(C)(1)(b)(3) to 
allow the proposed mounding to be outside the minimum parking setback(s). 

4. The Applicant shall obtain a Variance from Section 1253.05(C)(1)(a)(3) for the gap(s) in the 
mounding along Etna Parkway, if necessary. 
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As proposed, the Applicant’s site plan shows two (2) 225,120-square foot warehouse structures, 46’6” in 
height. There will be three (3) entrances to the site, two (2) automobile-only access points for each 
structure, and a truck entrance in the middle between the structures. Auto parking will be in the front 
(east) and truck parking in the rear (west). Perimeter screening will consist of 4-6 foot undulating 
mounding along Etna Parkway, and 8-10 foot undulating mounding along Refugee Road. No screening is 
required along the west property line where the property abuts other PM – Planned Manufacturing zoned 
land. 
 
Pursuant to Section 1253.05(C)(1)(a)(3) of the Pataskala Code, the required mounding and landscape 
plantings shall be located within the required minimum parking setback, which in this case, along Etna 
Parkway; is 25-feet. As proposed, the perimeter screening along Etna Parkway is outside the parking 
setback, ranging from 33.2-feet to 55.7-feet from the property line to the beginning of the mounding. 
Additionally, the same section requires that the mounding shall be continuous along the property line. 
The site plan shows that there will be two (2) gaps in the mounding along Etna Parkway. The first, just 
north of the proposed structures, and the second, at the far north tip of the property where the 
property line along Etna Parkway and the west side property line meet. 
 
Pursuant to Section 1253.05(C)(1)(b)(3) requires that the mounding and landscape plantings shall be 
located within the required minimum parking setback from Refugee Road, which is 75-feet. As 
proposed, the mounding will begin 155-feet from the south property line with frontage on Refugee 
Road. 
 
Per the Applicant’s submitted Narrative Statement, along Etna Parkway there is an AEP Transmission 
and Distribution easement, which occupies the required minimum parking setback along Etna Parkway, 
and why they have moved the proposed mounding inwards and outside of the easement. Along Refugee 
Road, there is an existing City of Pataskala stormwater facility, which occupies the minimum parking 
setback area. As such, they have requested a Variance to move the mounding back, outside the setback 
area, between the proposed structures and the existing pond. Regarding the gap in the mounding along 
Etna Parkway, the Applicant stated that the gap was included as there is an existing wetland area that 
will be preserved on-site and have provided a mound that “bends” to the west along the north face of 
the proposed structures to provide screening. 
 
Furthermore, the Applicant believes that the requested Variance(s) are necessary as there are unique 
physical circumstances that prohibit the property from being developed in strict conformity with 
Pataskala Code (AEP Easement, City Stormwater Infrastructure, Wetlands). The Applicant believes that 
the requests will not be detrimental to the public welfare, and that the requested Variance(s) represent 
the least modification possible to afford relief. 
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Staff Review:  The following review does not constitute recommendations but merely conclusions and suggestions 
from staff. 
As mentioned above, there are three (3) Variances required in order to allow for the project to be 
developed as proposed, and to meet the conditions of approval that the Planning and Zoning 
Commission placed on the approval of Planned Manufacturing Application PM-24-001. They are as 
follows: 
 
1. Variance from Section 1253.05(C)(1)(a)(3) to allow for the required mounding to be located outside 

of the required minimum parking setback along Etna Parkway. 
a. The required minimum parking setback is 25-feet. Mounding proposed at most, 55.7-feet 

from the right-of-way. 
2. Variance from Section 1253.05(C)(1)(b)(3) to allow for the required mounding to be located outside 

of the required minimum parking setback along a Collector (Refugee Road). 
a. The required minimum parking setback is 75-feet. Mounding proposed at 155-feet from the 

right-of-way. 
3. Variance from Section 1253.05(C)(1)(a)(3) to allow for a gap in the mounding when it is required to 

be continuous. 
a. Applicant has proposed that the mounding “bend” inwards to the west along the north face 

of the proposed structure to avoid the wetland area that is to be preserved. 
 
Section 1253.05(D) allows for alternative landscaping that can be used if the required mounding height 
cannot be met. Specifically, plantings that provide 100% coverage, and/or a wall/fence that is 100% 
opaque may be utilized so long as such screening does not exceed more than 30% of the required buffer 
area. 
 
Staff would note that the submitted plans did not show the additional plantings, such as trees, shrubs, 
etc., required as part of the perimeter screening. These were present on the approved plans for PM-24-
001 and are still required pursuant to Section 1253.05(E). A landscaping plan, showing all proposed 
plantings, will need to be submitted as part of the Construction Plans submittal, if approved.  
 
Other Departments or Agencies 
No other comments from applicable Departments or Agencies were received. 
 
Surrounding Area: 

Direction Zoning Land Use 

North PM – Planned Manufacturing Illuminate USA 
Undeveloped 

East PM – Planned Manufacturing 
Meyer-Shank Racing 

Thayer Power & 
Communication 

South M-1 – Light Manufacturing (Etna Twp.) Undeveloped 

West PM – Planned Manufacturing Undeveloped 
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Variance Requirements: 
According to Section 1211.07(1) of the Pataskala Code, the Board of Zoning appeals shall consider the 
following factors when determining if an area variance is warranted: 

a) Whether the property in question will yield a reasonable return or if there can be a beneficial use 
of the property; 

b) Whether there are unique physical circumstances or conditions that prohibit the property being 
developed in strict conformity with the zoning regulation such that a variance is necessary to 
enable the reasonable use of the property; 

c) Whether the variance requested is substantial; 
d) Whether the essential character of the neighborhood would be substantially altered or the 

adjoining properties would suffer a substantial detriment as a result of the variance; 
e) Whether the variance, if granted, will substantially or permanently impair the appropriate use or 

development of adjacent property; 
f) Whether the variance, if granted, will be detrimental to the public welfare; 
g) Whether the variance, if granted, would adversely affect the delivery of government services; 
h) Whether the property owner purchased the subject property with knowledge of the zoning 

restriction; 
i) Whether the property owner’s predicament con be obviated through some other method than 

variance; 
j) Whether the variance, if granted, will represent the minimum variance that will afford relief and 

represent the least modification possible of the requirement at issue; and, 
k) Whether the spirit and intent behind the zoning requirement would be observed and substantial 

justice done by granting the variance. 
Furthermore, Section 1211.07(2) allows other factors to be considered, including comments from City 
staff, when determining if an area variance is warranted. The following factors from Section 1211.07(2) 
are applicable to Variance Application VA-24-004: 

• None. 
 
Department and Agency Review  

• Zoning Inspector – No comments. 
• Public Service – No comments. 
• City Engineer – No comments. 
• SWLCWSD– No comments. 
• Police Department – No comments. 
• West Licking Joint Fire District – No comments. 
• Southwest Licking School District – No comments. 
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Conditions: 
Should the Board choose to approve the applicant’s request, the following conditions may be considered: 

1. Applicant shall obtain all necessary permits from the City of Pataskala and the Licking County 
Building Code Department within one (1) year of the date of approval. 
 

Resolution: 
For your convenience, the following resolution may be considered by the Board of Zoning Appeals when 
making a motion: 
 
“I move to approve the three (3) Variances from the Pataskala Code for variance application VA-24-004 
(“with the following conditions” if conditions are to be placed on the approval).” 
 





Documents to Submit 

Variance Application: Submit 1 copy of the variance application. 
Narrative Statement: Submit 1 copy of a narrative statement explaining the following: 

• The reason the variance is necessary
• The specific reasons why the variance is justified as it pertains to Section 1211.07 of the Pataskala Code:

a) Whether the property in question will yield a reasonable return or if there can be a beneficial use of the property
without the variance;

b) Whether there are unique physical circumstances or conditions that prohibit the property from being developed in
strict conformity with the zoning regulation such that a variance is necessary to enable the reasonable use of the
property;

c) Whether the variance requested is substantial;
d) Whether the essential character of the neighborhood would be substantially altered or adjoining properties would

suffer a substantial detriment as a result of the variance;
e) Whether the variance, if granted, will substantially or permanently impair the appropriate use or development of

adjacent property;
f) Whether the variance, if granted, will be detrimental to the public welfare;
g) Whether the variance, if granted, would adversely affect the delivery of governmental services;
h) Whether the property owner purchased the subject property with knowledge of the zoning restriction;
i) Whether the property owner’s predicament can be obviated through some other method than variance;
j) Whether the variance, if granted, will represent the minimum variance that will afford relief and represent the least

modification possible of the requirement at issue; and,
k) Whether the spirit and intent behind the zoning requirement would be observed and substantial justice done by

granting the variance.
• A use variance must also meet the requirements described in Section 1211.07(B) of the Pataskala Code.

Site Plan: Submit 1 copy (unless otherwise directed by staff) of a site plan to scale of the subject property indicating the following: 
• All property lines and dimensions
• Location and dimensions of all existing and proposed buildings and structures.
• Setbacks from property lines for all existing and proposed buildings, structures and additions
• Easements and rights-of-way
• Driveways
• Floodplain areas
• Location of existing wells and septic/aerator systems.
• Any other information deemed necessary for the variance request

Deed: Provide a copy of the deed for the property with any deed restrictions. Deeds can be obtained from the Licking County 
Recorder’s website here: https://apps.lcounty.com/recorder/recording-search/   
Area Map: Submit 1 copy of an area map showing the property and the surrounding area. Area maps can be obtained from the 
Licking County Auditor’s website here: https://www.lickingcountyohio.us/ 

Signatures 
I certify the facts, statements and information provided on and attached to this application are true and correct to the best of my 
knowledge. Also, I authorize City of Pataskala staff to conduct site visits and photograph the property as necessary as it pertains 
to this variance request. 
Applicant (Required): Date: 

Property Owner (Required): Date: 

4/12/24

4/12/24

https://apps.lcounty.com/recorder/recording-search/
https://www.lickingcountyohio.us/


Variance Narrative for RRIFI Columbus 44 Land LLC 

April 12, 2024 

 

Reason For Variances  

1. Mounding Not Within Minimum Parking Setback   
a. Etna Parkway Section 1253.05(C)(1)(a)(3):  AEP has both Transmission and 

Distribution lines along Etna Parkway.  When the minimum setback is determined 
from the Etna Parkway right-of-way, the minimum setback falls within the AEP right-
of-way.  We are proposing the mounding be placed behind the AEP right-of-way to 
meet the intent of the Ordinance.  

b. Refuge Road Section 1253.05(C)(1)(b)(3):  The City of Pataskala has a stormwater 
facility for Refuge Road drainage.  When the minimum setback is determined from 
the Refuge Road right-of-way, the minimum setback falls within the stormwater 
facility.  We are proposing that the mounding be placed behind the stormwater 
facility to meet the intent of the Ordinance. 

2. Gap in the Mounding 
a. Etna Parkway 1253.05(C)(1)(a)(3):  The gap in the mounding is to prevent a 

secondary impact to the wetland that was delineated and is being preserved onsite.   
We are proposing that the mounding be bent around the building to provide the 
intended screening and aesthetically pleasing site line without impacting the 
wetland.  The mounding does pick back up on the north side of the wetland to 
continue adjacent to Etna Parkway to meet the intent of the Ordinance.  

Specific Reasons Why The Variance Is Justified 

a. The City has identified the site to be within the Pataskala Corporate Park.  The Pataskala 
Corporate Park properties are in the Planned Manufacturing District.  As shown above, the 
property cannot meet the mounding requirements and thus, without the Variances, the 
property will remain undeveloped and the Vision of the Pataskala Corporate Park cannot be 
realized.  

b. Unique physical circumstances and conditions are present on the site that prohibit the 
property from being developed in strict conformity with the zoning regulation such that the 
variances are necessary to enable the reasonable use of the property.  Those conditions 
and circumstance are a City of Pataskala stormwater facility, AEP right-of-way, and a 
wetland which are described in more detail under “Reason for Variance” above.  

c. The Variances requested appear at first to be substantial; however, since the mounding is 
being placed as close to the required minimum setback as possible and as such, are not 
substantial.   

d. The essential character of the neighborhood will not be substantially altered, and adjoining 
properties will not suffer a determent as a result of the Variances since the mounding will be 
installed and the intent of the Ordinance will be met.  



e. The Variances will not substantially or permanently impair the appropriate use or 
development of the adjacent property because all modifications to the mounding will be on 
site.    

f. The Variance will not be detrimental to the public welfare since the intent of the Ordinance 
will be met. 

g. The Variances will not affect the delivery of governmental services since the request is to 
not impact governmental services.  

h. The property was purchased under the prior PMD zoning district. 
i. The owner’s predicament cannot be obviated through another method. 
j. The Variances requested represent the minimum variances that will afford relief and 

represents the least modification possible of the mounding requirements. 
k. The spirit and intent of the Ordinance requirements will be observed, and substantial 

justice done by granting the variances since the site cannot be developed without the 
Variances.  

 



PROPOSED BUILDING E
225,120 SF

PROPOSED
POND 1

ETNA PARKWAY (150' R/W)

SITE DATA
BUILDING E
BUILDING HEIGHT  42 FEET
AUTO PARKING REQUIRED  116 SPACES
AUTO PARKING PROVIDED  190 SPACES
ADA REQUIRED  6 SPACES
ADA PROVIDED  6 SPACES
ADA VAN REQUIRED  2 SPACES
ADA VAN PROVIDED  2 SPACES
TRUCK REQUIRED  7 SPACES
TRUCK PROVIDED  60 SPACES

 (PLUS LOADING DOCKS)

SITE COVERAGE
ALLOWED  65% (1,591,982SF)
PROPOSED  18.38% (450,240SF)

NOTE: TRASH RECEPTACLES WILL BE PROVIDED
ONSITE PER TENANT SPECIFIC REQUIREMENTS AND
SCREENING SHALL BE PROVIDED IN COMPLIANCE
WITH SECTION 1253.06. LOCATION AND SCREENING
DETAILS WILL BE FINALIZED WITH THE ZONING
PERMIT.

NOTE: THE STORMWATER MANAGEMENT REPORT
AND CALCULATIONS WILL BE REVIEWED AND
APPROVED AS PART OF THE CONSTRUCTION PLAN
PROCESS
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THIS SITE WILL BE DESIGNED IN ACCORANCE WITH
THE CURRENT CITY OF COLUMBUS STORMWATER
DRAINAGE MANUAL.



PROPOSED BUILDING F
225,120 SF

PROPOSED
POND 2
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SITE DATA
PARKING - BUILDING F
BUILDING HEIGHT  42 FEET
AUTO PARKING REQUIRED  116 SPACES
AUTO PARKING PROVIDED  206 SPACES
ADA REQUIRED  7 SPACES
ADA PROVIDED  7 SPACES
ADA VAN REQUIRED  2 SPACES
ADA VAN PROVIDED  2 SPACES
TRUCK REQUIRED  7 SPACES
TRUCK PROVIDED  60 SPACES

 (PLUS LOADING DOCKS)

SITE COVERAGE
ALLOWED  65% (1,591,982SF)
PROPOSED  18.38% (450,240SF)

NOTE: TRASH RECEPTACLES WILL BE PROVIDED
ONSITE PER TENANT SPECIFIC REQUIREMENTS AND
SCREENING SHALL BE PROVIDED IN COMPLIANCE
WITH SECTION 1253.06. LOCATION AND SCREENING
DETAILS WILL BE FINALIZED WITH THE ZONING
PERMIT.

NOTE: THE STORMWATER MANAGEMENT REPORT
AND CALCULATIONS WILL BE REVIEWED AND
APPROVED AS PART OF THE CONSTRUCTION PLAN
PROCESS
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THIS SITE WILL BE DESIGNED IN ACCORANCE WITH
THE CURRENT CITY OF COLUMBUS STORMWATER
DRAINAGE MANUAL.















Area Map 
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